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Executive  Summary 


Recently,  the  Military  Division  proposed  the  acquisition  and  renovation  of  commercial 
space  in  the  central/Rte.  495  area  for  a  consolidated  Headquarters  facility.  DCPO  was 
asked  to  review  the  proposal  in  the  context  of  previously  approved  studies  for 
Headquarters  space  and  in  the  context  of  its  experience  evaluating  building  options  for  state 
agencies. 

This  analysis,  carried  out  jointiy  by  the  Military  Division  and  DCPO,  compares  and 
evaluates  the  capital  and  operational  consequences  of:  maintaining  the  status  quo, 
construction  of  new  HQ  space  at  existing  Guard  locations,  acquisition  and  renovation  of 
available  commercial  space,  and  buying  land  and  building  new. 

In  summary,  the  analysis  concludes  that: 

•  The  preferred  option  is  to  acquire  and  renovate  commercial  space  for 
consolidation. 

•  Net  state  capital  costs  for  acquisition  and  renovation  of  commercial 
space  are  significantly  lower  than  new  construction  at  existing  Guard  locations  or 
the  buy/build  option. 

•  With  amendments  to  existing  legislative  authorization,  $14m  will  be 
available  for  the  preferred  option.  The  federally  funded  share  of  capital  costs 
will  need  to  be  secured. 

•  Consolidation  has  several  advantages  for  the  Military  Division. 

— increased  operational  efficiency 

— $192,000  annual  reduction  in  vehicle  and  phone  costs 

— reduction  in  travel  time  by  Guard  personnel 

— reduction  of  up  to  6  PTEs 

•  Consolidation  will  result  in  $7.7m  in  capital  savings  with  closure  of  five 
identified  facihties  in  need  of  renovation. 
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•  Consolidation  creates  potential  for  reuse  of  five  closed  armories. 

•  Although  consolidation  will  result  in  a  net  annual  operating  increase  of  $235,000,  it 
will  provide  one  central  location  with  adequate  square  footage  per  employee  in  modem 
space. 
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Introduction 


The  purpose  of  this  report  is  to  compare  the  operational  efficiency,  program  satisfaction, 
and  capital  and  operating  costs  of  acquisition  and  renovation  to  those  of  new  construction  at 
sites  akeady  controlled  by  the  Military  Division  and  to  those  of  new  construction  on  a 
purchased  site  ("Buy  and  Build").  The  costs  and  benefits  of  maintaining  the  Military 
Division  in  its  current  quarters,  both  with  and  without  currendy  scheduled  capital 
improvements,  are  also  provided  as  benchmarks  for  comparison. 

Existing  Conditions 

Since  moving  from  the  Commonwealth  Avenue  Armory  in  Boston  in  1988,  the  Military 
Division  has  operated  in  crowded  and  decentralized  facilities  at  a  number  of  locations  in  the 
eastern  part  of  the  state.  These  include 

Camp  Curtis  Guild  in  Reading 

•  30,000  sf  below  National  Guard  Bureau  authorized  space 

•  facilities  do  not  comply  with  Americans  with  Disabilities  Act  (ADA) 

•  80  year  old  wooden  buildings  that  house  administrative  space  are  energy  inefficient, 
electrically  substandard,  and  structurally  suspect;  space  in  existing  armory  is  poorly 
ventilated 

•  no  space  to  accommodate  new  operations,  which  must  be  located  off  site,  increasing 
dispersion  of  activities 

Lexington  Armory 

•  1 8  personnel  located  in  armory  basement  which  floods  and  is  poorly  ventilated 
Natick 

•  a  1920s  truck  factory  with  significant  life,  health,  safety,  and  envelope  preservation 
issues 

•  no  ADA  compliance 

Fort  Devens 

•  50  year  old  wooden  buildings  are  energy  inefficient,  poorly  heated  and  ventilated 

•  inadequate  structural  integrity 

•  marginal  life,  health  and  safety  code  compliance;  no  ADA  compliance 
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Existing  Studies  and  Funding 

Studies  for  new  construction  to  replace  the  Commonwealth  Armory  at  Ft.  Devens  and 
Camp  Curtis  Guild  in  Reading  were  completed  by  DCPO  and  approved  by  the  Military 
Division  in  1988  and  1989.  Founeen  million  dollars  in  funding  for  the  state  share  of  both 
buildings  is  available  under  Ch.  649  of  1982  as  amended  by  Ch.  812  of  1985,  but  design 
and  construction  have  not  been  authorized. 

Consolidation  Goals 

Since  the  completion  of  the  studies  for  the  new  space,  the  Military  Division  has  revised  its 
goals  to  include  a  greater  degree  of  consolidation  and  operational  efficiency  than  would  be 
possible  if  replacement  space  for  the  Commonwealth  Armory  were  built  at  Ft.  Devens  and 
Reading.  The  Military  Division's  current  goals  are  to: 

•  Consolidate  all  the  Headquarters  activities,  including  activities  at  Natick  not  included 
in  the  studies  for  Ft.  Devens  and  Reading,  at  a  single  location; 

•  Provide  the  Headquarters  units  and  other  units  with  adequately  sized  facilities; 

•  Reduce  telephone  and  travel  costs  for  both  the  Headquaners  and  the  outlying 
units  by  placing  the  Headquaners  nearer  the  geographical  center  of  the  state. 

In  support  of  these  goals,  the  Military  Division  has  recently  proposed  to  take  advantage  of 
the  current  real  estate  market  by  purchasing,  rather  than  building  new  space. 
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Options  Considered 


1.  Existing  situation:  This  option  is  included  for  reference  purposes  only,  and  does  not 
include  capital  investment  currently  planned  by  the  Military  Division  if  no  consolidation 
occurs  (see  Option  2). 

2.  Build  at  Natick:  Demolish  existing  facilities  and  construct  new  office  and  warehouse 
space  at  Natick.  All  costs  associated  with  the  Natick  warehouse  and  office  would  be  paid 
by  the  federal  government.  The  Military  Division  will  proceed  with  this  investment  unless 
the  Natick  operation  is  relocated,  as  in  Options  3,  4  and  5,  below. 

3.  Build  at  Natick  and  Reading:  Build  new  facilities  at  Natick  as  in  Option  2  and  proceed 
with  design  and  construction  of  a  Headquaners  building  at  Camp  Curtis  Guild  in  Reading 
as  recommended  in  a  1989  DCPO  study.  (For  consistency  of  comparison,  the  cost  of  this 
option  also  includes  meeting  National  Guard  Bureau  space  requirements  for  the  additional 
units  consolidated  in  Options  4  and  5.) 

4.  Consolidation:  Purchase  commercial  office  and  warehouse  space  and  renovate  to 
Military  Division  specifications.  Costs  of  this  option  include  backfilling  the  existing 
Reading  armory — which  is  in  good  condition — with  units  from  the  surrounding  area,  and 
mothballing  vacated  facilities.  This  is  the  preferred  option. 

5.  Buy  land  and  build  new  space:  Purchase  raw  land  and  build  new  office  and  warehouse 
space.  Costs  also  include  backfilling  the  Reading  armory  with  units  from  the  surrounding 
area  and  mothballing  vacated  facilities. 
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Analysis,  Conclusions,  and  Next  Steps 


Analysis  of  Options 

•  Only  Options  4  and  5  (acquire  and  renovate  commercial  space  and  buy/build)  achieve 
the  Military  Division's  goal  of  consolidating  the  Headquaners  functions. 

•  The  buy/build  option  is  prohibitively  expensive. 

•  Options  3,  4,  and  5  increase  Military  Division  operating  costs.  This  is  due  to  the  costs 
associated  with  replacing  cramped,  poorly  heated  and  ventilated  facilities  with  modem 
space  that  meets  National  Guard  Bureau  space  standards. 

Conclusions 

•  Option  4,  acquisition  and  renovation  of  commercial  space,  is  the  least  costly  way  to 
achieve  consolidation.  This  option  will  increase  the  Military  Division's  state  operating 
expenses  by  approximately  $235,000  a  year. 

Next  Steps 

Steps  to  implement  Option  4  include: 

•  File  changes  in  language  of  existing  legislation  allowing  appropriations  to  be  used  for 
acquisition  and  renovation  of  new  space. 

•  Seek  operating  funding  increases  from  state  and  federal  government. 

•  Seek  federal  share  of  capital  costs. 

After  legislation  and  funding  commitments  are  in  place,  DCPO  will  be  available  to: 

•  Prepare  an  RfT*  for  acquisition, 

•  Prepare  appraisals; 

•  Prepare  hazardous  waste  assessments; 

•  Perform  title  search; 

•  Coordinate  Chapter  7  steps  for  acquisition; 

•  Negotiation  and  purchase; 

•  Complete  necessary  studies  and  designs  for  building  improvements. 

•  Complete  renovations  and  occupy. 
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Appendices 
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SUMMARY 
FEDERALySTATE  COST  SHARE 

CAPITAL  COSTS 


STATE 


FEDERAL  TOTAL 


EXISTING 
SITUATION 
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$0 


$0 


BUILD 
NATICK 
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$6,818,506  $6,818,506 


BUILD  NATICK 
&  READING 


$7,732,836      $13,622,1  16  $21,354,952 


CONSOUDATION 


$3,830,186      $11,509,456  $15,339,641 


BUY/BUILD 


$10,940,000     $18,400,000  $29,340,000 


OPERATING  COSTS 


STATE 


FEDERAL  TOTAL 


EXISTING 
SITUATION 


$164,706         $565,102  $729,807 


BUILD 
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BUILD  NATICK 
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CONSOUDATION 

BUY/BUILD 
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EXISTING  STATIONING 


FACIUTY  SUMMARY 


FACILfTY 

PERSONNEL 

EXISTING 

AUTH 

SPACE 

PB^CENT 

FT 

PT 

% OF  PROG 

SPACE 

PROGRAM 

OVERAJNDER 

OVERDNDER 

READMG 

239 

250 

46.05% 

51 ,926 

73,825 

-21 .900 

70.34% 

LEXINGTON 

39 

201 

7.51% 

30.015 

45.970 

-1  5,956 

65.29% 

FORTDEVENS 

1  6 

1  2 

3.08% 

4.514 

3.499 

1,015 

129.02% 

SOMERVILLE 

5 

84 

0.96% 

24.109 

30.247 

■6,139 

79.70% 

WAYLAND 

4 

61 

0.77% 

9.088 

20.984 

-1  1,896 

43.31% 

WEUESLEY 

32 

212 

6.17% 

30.984 

39.340 

-8,357 

78.76% 

WDBURN 

6 

161 

1 .16% 

30.984 

28.680 

2,304 

108.03% 

NATICK  BLDG#2 

39 

67 

7.51% 

30.263 

24.435 

5,828 

123.85% 

NATICK  USPFO 

139 

0 

26.78% 

174.547 

85.101 

89.446 

205.10% 

TOTAL 

519 

1  048 

100.00% 

386.429 

352.083 

34,346 

1  09.76% 

FACILfTY 
NATICK 

USPFO  WAREHOUSE 
READMG 

STATE  HEADQUARTERS 

OTHER  UNfTS/ 
LOCATIONS 

TOTAL 


PB«ONNEL 


EXISTING  AUTH 


SPACE 


PffCEMT 


FT      PT       %  OF  PROG         SPACE  PROGRAM  OVERAJNDER  OVEFIUNDER 

1  78     67         34.30%         204,810         109,537  95,273  186.98% 


239    250        46.05%  51,926  73,825 


102    731         19.65%         129,693  168,721 


519  1  048       100.00%        386,429  352,083 


-21,900 


-39,027 


34,346 


70.34% 


76.87% 


109.76% 
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BUILD  AT  NATICK 


FACILTTY  SUMMARY 


FAClLfTY 

PERSONNEL 

EXISTING 

AUTH 

SPACE 

PffCENT 

FT 

FT 

% OF  PROG 

SPACE 

PROGRAM 

OVERIINDER 

OVERAJNDEF 

READMG 

239 

250 

46.05% 

51 .926 

73,825 

-21.900 

70.34% 

LEXINGTON 

39 

201 

7.51% 

30,01 5 

45.970 

•15.956 

65.29% 

FORTDEVENS 

1  6 

1  2 

3.08% 

4.514 

3,499 

1,015 

129.02% 

SOMERVILLE 

5 

84 

0.96% 

24.109 

30,247 

-6.139 

79.70% 

WAYLAND 

4 

61 

0.777o 

9.088 

19,61  1 

-10.523 

46.34% 

WEULESL£Y 

32 

21  2 

6.17% 

30.984 

39,543 

-8.559 

78.36% 

WDBURN 

161 

1.16% 

10  Qfl4 

oQ  con 

C.  ,  vJ  V  *t 

1  08  03% 

NATICK  BLDG#2 

39 

67 

7.51% 

30.263 

24.435 

5,828 

123.85% 

NATICK  USPFO 

139 

0 

26.78% 

85.101 

85.101 

0 

100.00% 

TOTAL 

1  Q 

1048 

100.00% 

^  9U  .  9  O  O 

Q1  T 

«J  «J  ,  9  O  w 

FACILFTY 

PERSONNEL 

EXISTING 

AUTH 

SPACE 

PB^CENT 

FT 

FT 

%  OF  PROG 

SPACE 

PFOGRAM 

OVERAJNDER 

OVERUNDE 

NATICK 

1  78 

67 

34.30% 

1  15.364 

109,537 

5.827 

105.32% 

USPFO  WAREHOUSE 

READMG 

239 

250 

46.05% 

51.926 

73.825 

-21.900 

70.34% 

STATE  HEADQUARTERS 

OTHER  urms 

1  02 

731 

19.65% 

129.693 

167,551 

-37.857 

77.41% 

TOTAL 

519 

1  048 

1  00.00% 

296.983 

350,913 

-53,930 

84.63% 
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BUILD  AT  NATICK  AND  READING 


FACIUTY  SUMMARY 


FACILITY 

PERSONNEL 

EXISTING 

AUTH 

SPACE 

PB=CENT 

FT 

FT 

% OF  PROG 

SPACE 

PROGRAM 

OVERAJNDER 

OVEFIUNDEF 

READMG 

326 

385 

62.81% 

95.365 

96.1 1 2 

-747 

99.22% 

LEXINGTON 

1  7 

1  35 

3.28% 

30.015 

36.144 

■6,129 

83.04% 

FORTDEVENS 

0 

0 

0.00% 

0 

0 

0 

0.00% 

SOMERVIOE 

5 

84 

0.96% 

24.109 

30.247 

-6,139 

79.70% 

WAYLAND 

4 

61 

0.77% 

9.088 

19.61  1 

-10.523 

46.34% 

WELLESLEY 

22 

1  77 

4.24% 

30,984 

32.655 

-1 ,671 

94.88% 

WOBURN 

6 

1  56 

1.16% 

30.984 

28.218 

2,765 

109.80% 

NATICK  BLDG  #2 

0 

50 

0.00% 

5.155 

5.155 

0 

99.99% 

NATICK  USPFO 

139 

0 

26.78% 

85.101 

85.101 

0 

100.00% 

TOTAL 

519 

1  048 

100.00% 

310.799 

333.243 

-22,443 

93.27% 

FACILfTY 

PERSONNEL 

EXISTING 

AUTH 

SPACE 

PB=CENT 

FT 

PT 

%  OF  PROG 

SPACE 

PRDGRAM 

OVERAJNDER 

OVERUNDE 

NATICK 

139 

50 

26.78% 

90.256 

90,256 

0 

100.00% 

USPFO  WAREHOUSE 

READING 

326 

385 

62.81% 

95.365 

96.112 

-747 

99.22% 

STATE  HEADQUARTERS 

OTHER  UNITS 

54 

613 

1  0.40% 

125.179 

146.875 

-21.696 

85.23% 

TOTAL 

519 

1  048 

100.00% 

310.799 

333.243 

-22,443 

93.27% 

Page  3 


CONSOLIDATION 


FACILITY  SUMMARY 


FACILFTY 

PERSONNEL 

EXISTING 

ALfTH 

SPACE 

PffCENT 

FT 

PT 

% OF  PROG 

SPACE 

PROGRAM 

OVEFUJNDER 

OVERAJNDEF 

READMG 

1  7 

240 

3.28% 

43.171 

44.665 

-1 ,494 

96.66% 

LEXINGTON 

4 

95 

0.77% 

30,015 

26,857 

3,157 

1 1 1 .76% 

FORTDEVENS 

0 

0 

\J  .\J\J  /o 

0 

0 

0 

0.00% 

SOMERVILLE 

0 

0 

0.00% 

0 

0 

0 

0.00% 

WAY  LAND 

0 

0 

0.00% 

0 

0 

0 

0.00% 

WELLESLEY 

22 

1  77 

4.24% 

30,984 

32,655 

-1 ,671 

94.88% 

WOBURN 

0 

n 
\j 

U .  VJU  /o 

0 

0 

0 

0.00% 

NATICK  BLDG  #2 

0 

0 

0.00% 

n 
\f 

0 

0 

0.00% 

NATICK  USPFO 

0 

0 

0.00% 

0 

0 

0 

0.00% 

CONSOLIDATION 

476 

536 

91.71% 

199.846 

199,846 

0 

100.00% 

TOTAL 

519 

1  048 

100.00% 

304,015 

304,022 

•8 

100.00% 

FACILFTY 

PERSONNEL 

EXISTING 

AUTH 

SPACE 

PffCEhfT 

FT 

FT 

%  OF  PROG 

SPACE 

PROGRAM 

OVERAJNDER 

OVERAJNDE 

USPFO  WAREHOUSE 

476 

536 

91.71% 

199,846 

199,846 

0 

1 00.00% 

STATE  HEADQUARTERS 

OTHER  UNTTIS 

43 

512 

8.29% 

104,169 

104.177 

-8 

99.99% 

TOTAL 

519 

1  048 

1  00.00% 

304,015 

304,022 

-8 

100.00% 
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HANSCOMB 


Honscorrt)  Associotw  >nc    206 7  MoiwcfiusMW  Avwoub  ComtnOgn  MoMoctiusaffs  02140  (617)576  3591    fAX  (617)576  6683 

Mr.  David  Lynch 

Senior  Study  Manager 

The  Commonwcallh  of  Massachusetts 

DCPO 

100  Nashua  Street 
8th  Floor 

Boston,  MA.  02114 

RE:  Armories  Consolidation  Concept  Study  estimate 
Dear  David, 

As  requested  we  have  prepared  a  conceptual  estimate  for  fitting  out  a  commercial  office  and 
warehouse  for  use  by  the  National  Guard.  In  preparation  of  the  estimate  I  spoke  with  Major 
Roger  Simmons  of  the  National  Guard  to  get  his  input  on  the  specifics  of  the  project.  He 
informed  me  that  the  scope  provided  to  us  in  your  letter  dated  June  14,  1994  was  correct  except 
for  the  square  footage,  which  we  adjusted  to  match  the  Majors. 

We  have  made  the  following  assumptions  in  preparing  the  estimate: 

-  Prevailing  wage  rates 

-  General  contractor. 

-  Filed  sub  trades. 

-  Competitive  bids  will  be  received  on  all  trades. 

-  The  site  will  be  unoccupied  during  (X)nstruction. 

-  Normal  working  hours. 

-  The  project  will  have  a  continuous  working  schedule. 

-  No  stringent  milestones. 

-  No  asbestos  of  unforeseen  subsurface  conditions. 

-  No  utility  company  back  charges. 

Please  review  the  estimate  for  scope  and  let  me  know  if  you  have  any  questions  or  comments. 


Paul  C.  French 
Senior  Estimator 


PROFESSIONAL  CONSTRUCTION  CONSULTANTS 
inonio   Corip'idge  Cnanone  rr^'cooo   fionos   los  flnoeies   Miomi   New  vo'k   n-inonci        FmncM  n  wn^hmoion  OC 


CommonwoaJth  of  M ass «K:hu setts 
DCPO 

Armorlea  Consolidation  Concept  Study  Estlmiite 
Contract:  DCP87   26  001 


06/20/94 


r\CQ/^DIC>TI^^KI 

'  Ol  1  A  MTTTV  1 

1  IMIT 
UNI  1 

I  1  IKI  IT  D  A  Tt~* 

\  UNI  1  HA  1  n 

LAjb  1 

VYMnCJiV-^UOt      DO.LHJU  on 

wcu»nou»«  rocK  sysTcm  *wj  nign  a  iier 

J  1  uu 

1  c 

Lr 

$^UO.LKJ 

♦/5on  nnn 

/Aoouiinio  1  ivj  uiinji  WOlK  laQLlirSQ 

III  WCU  Vi  iVyUoV . 

SUBTOTAl 

ADMINISTRATION  700 

vtvlmiCU  iBpajiB  lO  aaminiSlJallOn  aj6a.  4^VJ 

workstations 

Demolish  raJsed  floor  &  dispose 

15000 

SF 

$0.50 

$7,500 

Deaotivote,  cap -off  and  rGoctlvale 

under  floor  utllrtles.  ie:  electncaJ, 

uiw  fururn,  spnnKJBr 

1 

LS 

$7,500.00 

$7,500 

n^incTv^  If xjoiiny  carpeT  anu  Glspos6 

o  r\  *T 

oY 

$1 .00 

$3,970 

DO>3U 

O  T 

5«:C3.LKJ 

$140,750 

Paint  waJIs  ^allow^ 

or 

(til  en 

tin  rw^ 

Signage 

1 

1 

1 

"vl  n  CW\ 
^  1  u,uwu 

Prefabricated  workstation  ^aJlow^ 

4P0 

FA 

Electrjcal  1 20V  power  to  each  station 

420 

EA 

Si  ?fi  OOO 

TeleohoDe  PBX.  cable  device  nnri  hnnd<^at 

FA 

CAN 

"t1  PQ  OOO 

Dala  cable  &  dflvir**  tn  Hntfl  r^lo<*f»t 

*t<:u 

FA 

$250.00 

*i  nc  nnn 

SUBTOTAL 

$2,699,720 

»-'l«*aH»  wlllvVO.  Ow~/iaU  Si  uniTS 

Qyp board  partrtlon 

??ooo 

Ol 

Window 

1  OlJ 

Ol 

con  nr> 

Door  Includina  hardware 

FA 

(Tonn  nn 

Mill  work 

(Villi     V*Vi#l  IX 

*i  c/v\  nn 
*  J  .OUU.UU 

546,000 

C«ilina 

or 

to  nn 

$1 5,000 

r  ajill  \\J  WuJlS 

58000 

O  r~ 

bh 

$0.40 

$23,200 

Paint  door 

'^0 

FA 

t7K  on 

OKA 

HVAC 

30 

LOC 

$500.00 

$15,000 

BeotHcal 

30 

LOG 

$750.00 

$22,500 

SUBTOTAL 

$280,350 

Arms  vault:  800  sf 

Prepare  floor 

800 

SF 

$1.00 

$800 

6'  reinforced  concrete  walls 

1000 

SF 

$15.00 

$16,000 

6"  relnforcod  concrete  celling 

800 

SF 

$20.00 

$16,000 

Vault  door 

1 

EA 

$20,000.00 

$20,000 

Intrusion  detection 

1 

LS 

$650.00 

$650 

Ughting 

1 

LS 

$400.00 

$4O0 

SUBTOTAL 

$52,850 
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Commonwealth  of  Massachusetts 
DCPO 

Amnorles  Consolidation  Concept  Study  Estimate 

Contract:  DCP87  -  26  00 1  06/20/94 


VJUAPn  MIT 

1  IMIT 
UINI  I 

i  1  IMIT  RATPl 

V-AJo  1 

Emergency  operations  center:  800st 

8-  CMU 

1440 

SF 

$9.00 

$12,960 

Door  lr>cludng  hardware 

2 

EA 

$1,000.00 

$2,000 

Mill  work 

1 

LS 

$3,000.00 

$3,000 

Security  meld  ceiling 

800 

SF 

$10.00 

$8,000 

Paint  to  waJIs 

2880 

SF 

$0.40 

$1,152 

Paint  door 

1 

EA 

$75.00 

$75 

HVAC 

800 

SF 

$15.00 

$12,000 

Electrical 

800 

SF 

$15.00 

$12,000 

Data/communications 

1 

LS 

$50,000.00 

$50,000 

SUBTOTAL 

$101,187 

Communioatlons  center:  400  sf 


Qypboard  partition 

936 

SF 

$4.00 

$3,744 

Window 

24 

SF 

$30.00 

$720 

Door  including  hardware 

1 

EA 

$800.00 

$800 

Mlllwork 

1 

LS 

$3,000.00 

$3,000 

Ceiling 

400 

SF 

$2.00 

$800 

Paint  to  walls 

1872 

SF 

$0.40 

$749 

Paint  door 

1 

EA 

$75.00 

$75 

HVAC 

400 

SF 

$15.00 

$6,000 

Electrical 

400 

SF 

$15.00 

$6,000 

Communications  equipment  allow 

1 

LS 

$50,000.00 

$60,000 

SUBTOTAL 

$71,888 

Remainder  office  area: 

Allow  for  cleaning  and  misc  repairs 

SUBTOTAL 

PROJECT  SUBTOTAL 

GENERAL  CONDITIONS  OVERHEAD  18  MTHS 

SUBTOTAL 

PRORT 

SUBTOTAL 

DESIGN  CONTINGENCY 
PROJECT  TOTAL 


74300        SF  $1.00  $74,300 

$74,300 

$3,900,295 

1 5.00%  $585,044 

$4,485,339 

3.00%  $134,560 

$4,619,699 

10.00%  $461,990 

$5,081,889 
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OFFICE  OF  REAL  ESTATE  MANAGEMENT 
MEMORANDUM 


TO: 


David  Lynch 


FROM: 


Mika  Brewer 


DATE: 


June  16,  1994 


RE: 


Office  and  Industrial  Sale  Comp's  for  the  495  Belt 


I  spoke  with  Austin  Smith  and  Peter  Tilden  of  the  brokerage  firm  Whittier  Partners.  Both 
brokers  work  the  495  metrowest  market  According  to  them,  office  and  R&D  buildings 
have  sold  over  the  past  18  months  in  the  $20  to  $40  psf  range.  A  three  story  75,000  sf 
Office/R&D  building  owned  by  Digital  in  Concord,  MA  sold  for  $20  psf.  This  building 
sale  was  the  result  of  a  fu-e  sale  by  DEC.  A  second  sale  was  a  three  story,  65,000  sf 
building  in  Andover  which  recently  sold  to  the  New  England  School  of  Law.  This  building 
sold  in  the  $40  psf  range. 

Industrial  space  sells  for  between  $20  and  $30  psf. 

Neither  broker  knew  of  average  land  sale  values.  Prices  vary  significantly  based  on  town 
and  proximity  to  major  roads.  It  was  recommended  that  the  FDIC  has  a  large  land  portfolio 
and  has  sold  several  sites  over  the  past  12  months.  It  would  be  important  to  specify  the 
town,  however,  before  trying  to  generate  an  average  sales  price 


OFFICE  OF  REAL  ESTATE  MANAGEMENT 
MEMORANDUM 

TO:  David  Lynch 

FROM:  Mika  Brewer 

DATE:  July  22,  1994 

RE:  Land  Prices  along  Rt.  495:  National  Guard  Project 

I  spoke  with  Lowell  Peabody  of  Whittier  Partners  regarding  land  prices  along  Rl  495. 
Lowell  reiterated  that  there  has  not  been  a  large  market  for  land  over  the  past  few  years.  He 
guessed  that  land  would  sell  for  between  $60,000  and  $100,000  per  acre,  depending  on 
where  it  is  located. 


